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In October of 1930, Columbus Marion Joiner’s oil rig, “Daisy Bradford No. 3,” blew 
a gusher of oil high into the East Texas sky. The subsequent storm of economic activity 
that resulted from the discovery of the East Texas oilfield irrevocably changed the built 
environment of many small towns in the region, including Gladewater, Texas.  Oil-
money that flowed into the city funded a flurry of building projects in the 1930s and 
1940s that left an indelible mark on the landscape of Gladewater’s downtown area.  
Unfortunately, a lack of oversight, planning, and guidance has since led to the 
deterioration of the design, materials, and integrity of Gladewater’s historic downtown—
resulting in a loss of visual cohesiveness and historic character. These design guidelines 
are a tool that will enable the City of Gladewater to take appropriate measures to properly 
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A society builds structures that reflect its needs, values, and desires. As time 
passes and societies change, earlier structures can become physical reminders of that 
society’s historical, cultural, and architectural heritage.  In the early nineteenth century, 
Americans recognized that certain historic structures are irreplaceable and therefore must 
be protected and preserved. Born from this reverence of the past and a deep interest in 
saving built heritage, the historic preservation movement continues to seek a balance 
between tradition and progress. Design guidelines, which function within the theoretical 
contexts of historic preservation, are a tool that enables communities to strike that 
balance by adequately planning for future development and new economic opportunity 
while still recognizing the value of their historic resources.  
 Design guidelines are practical. Their purpose is to form a bridge between owners 
of historic structures and city officials tasked with enforcing design controls outlined in a 
municipal historic preservation ordinance. Guidelines are written to explain, clarify, and 
navigate the often murky waters of preservation theory and language so that all parties 
involved with the stewardship of historic resources can find a consensus that will allow 
the community to meet its contemporary needs while safeguarding those brick and mortar 
reminders of its rich heritage.  It was the practicality of design guidelines and the 
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opportunity to complete a project with functional applications that inspired this set of 
design guidelines for the city of Gladewater, Texas.  
In the spring of 2017 I began preparing for my thesis project knowing that I 
wanted to locate a city in Texas that was interested in pursuing its own preservation goals 
through the development and implementation of local design guidelines. I wanted my 
design guidelines to be practical rather than theoretical, so the goal was to locate a city 
that was a Certified Local Government (CLG) or interested in becoming one. One of the 
requirements a city must meet to become a CLG is to create and implement a set of local 
design guidelines that can be used in conjunction with a historic preservation ordinance.1 
An additional criteria in my search was that the city had to be somewhere in the vicinity 
of East Texas. I knew that I would need to travel to the city multiple times to conduct 
research, take photographs, and meet with city staff over the course of the project so I did 
not want to have to travel more than a few hours from my home in Lufkin. Dr. Beisel, my 
thesis chair, knew the Main Street director in Gladewater and was aware that the city was 
interested in becoming a CLG and developing a set of deign guidelines for the city. 
Fortunately, Gladewater was less than a two hour drive from my home and thus met both 
criteria. 
In addition to fulfilling graduate school requirements, my desire was to complete 
a thesis project that could be immediately utilized to promote the preservation and 
rehabilitation of historic structures in East Texas. For this reason I decided to collaborate 
                                                 




with the city of Gladewater, and met with the Main Street Director, City Planner, and the 
Director of the Gladewater Economic Development Corporation in March of 2017. In 
this meeting we discussed the scope, purpose, and desired outcome of the proposed 
project. All of these city representatives expressed initial enthusiasm and support, and 
reiterated their desire to have design guidelines created for the city. Over the course of 
the next year, these city officials provided generous amounts of information and were 
available to answer many questions. When the guidelines were finished, I met with city 
officials again in May 2018 to review the work and receive their feedback on the 
completed design guidelines document. 
For these design guidelines to be effective they have to meet certain criteria. The 
content specifically addressed the unique architectural styles, building materials, and 
physical condition of the structures located within the boundaries of Gladewater’s Central 
Business District (CBD). These guidelines were made organically and the content was 
tailored to the physical character of the built environment subject to design review. Any 
generic design guideline templates, therefore, were impractical and inadequate for this 
project.  
Chapter one provides a broad overview of the historical development of the town 
of Gladewater while emphasizing how the town’s economic development directly 
affected the appearance of the built environment. By explaining how and why the CBD 
developed and expanded as Gladewater’s main commercial hub, chapter one provides 
rationalization for the content of the design guidelines, which is adapted to reflect the 
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historic character of the area. Chapter two explains the purpose and role that design 
guidelines play in the preservation and rehabilitation of a community’s historic resources. 
In addition, by examining the origin and evolution of design guidelines within the context 
of the historic preservation movement in the United States, this chapter establishes the 
precedence of design guidelines as a powerful preservation tool that can be utilized by 
local communities to effect protection for their local historic resources. Chapter three 
details the process of creating these design guidelines. It elaborates on the rationale 
behind the content and organization of the document, and justifies why certain decisions 
were made or why specific topics were included or excluded.  
 The purpose of completing this public history thesis project is to make a 
contribution to the field of public history and, more specifically, to the subfield of historic 
preservation. The goal of this project was to create a set of design guidelines in 
conjunction with the city of Gladewater. With these guidelines, the city will have the 
resources available to implement a city preservation ordinance that is fair to property and 
business owners, supportive of the local economy, and capable of protecting the valuable 
historic resources which represent the history and heritage of the community.     
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CHAPTER 1:  
THE HISTORY AND DEVELOPMENT OF GLADEWATER, TEXAS 
 
 
The town of Gladewater did not exist before 1873. That year the Texas and 
Pacific Railroad (T&P) built a depot near Glade Creek, forming the core of the future 
town. Following a period of modest growth, oil was discovered nearby in 1931, and the 
rural town was virtually transformed into a city overnight. The impetus for the town’s 
early development was linked to profit from the region’s natural resources. Driven by 
cotton, timber, and oil, the local economy relied on the railroad to link it to distant 
markets. As each of these various economic modes occurred, they stimulated commerce 
and construction in Gladewater’s downtown area, changing its built environment and 
leaving lasting impressions on the landscape.  
 Before the arrival of the railroad, the area was heavily forested and sparsely 
populated. Anglo-American settlers had arrived in small numbers after the Cherokee and 
Caddo Indians were driven out by forces of the Republic of Texas during the Cherokee 
War of 1839.1 The trickle of settlers to the eastern region turned into a flood when Texas 
was annexed by the United States in 1845. Most of these early settlers came from older 
southern states such as Alabama, Georgia, and Louisiana. Incorporated around small-
                                               
1 Eugene W. McWhorter, Traditions of the Land: The History of Gregg County, Texas (Longview, TX: 
Gregg County Historical Foundation, 1989), 22. 
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scale farming, cotton production, and trading, the towns of Red Rock, St. Clair, Rock 
Springs, Bethel, and Point Pleasant were established in northwest Upshur County.2 Most 
of the earliest structures in these communities were simple one-room buildings made 
from roughhewn logs, although later additions were common. Most communities featured 
a school, church, general store, blacksmith shop, and cotton gin. Due to the rural and 
undeveloped nature of the area and the poor navigability of the nearby Sabine River, 
farmers transported their crop by ox-wagons along fifty miles of dirt trails to sell at the 
market in Jefferson, Texas.3 Lack of access to navigable bodies of water and rough roads 
stymied the economic growth and prosperity of the small communities in the area. The 
Civil War further impoverished the region and resulted in a period of stagnation and 
decline which continued until the 1870s, when the railroad linking Marshall to Dallas 
brought new economic opportunities and connected the area to markets across the United 
States. 
 In 1872, two landowners who had been living in the area since the 1850s, Jarrett 
Dean and Anderson White, sold the land that became the town site of Gladewater to the 
Texas and Pacific Railroad (T&P) for five dollars apiece. The T&P announced that the 
new town, Gladewater, would be the only mail stop in the area, and established a post 
                                               
2 All of these communities were located within ten miles of present day Gladewater in today’s Gregg 
County. 




office there in August of 1873.4 Residents from the nearby communities of St. Clair and 
Point Pleasant, which had been bypassed by the railroad, moved to Gladewater. While 
there are several stories about how Gladewater received its name, it is likely that the 
town’s namesake originated from its proximity to Glade Creek.5 At the same time 
Gladewater was being organized as a stop on the T&P railroad, political developments 
were taking place to carve out a new county. In 1873, state representative Bluford Brown 
from Upshur County introduced a bill to create a nine hundred square mile county called 
Roanoke.6 After several amendments, which reduced the county size to 420 square miles 
and renamed it after a Brigadier General in the Confederate Army, the Texas Legislature 
established Gregg County on April 12, 1873 with Longview designated as the county 
seat.7 
 The railroad was a vital transportation artery for the area’s cotton and timber 
industries and provided steady economic growth for Gladewater during the first sixty 
years of the town’s existence. Although it was officially incorporated as a city in 1874, 
Gladewater’s charter lapsed and the city did not have a municipal government again until 
1931. Despite the absence of a city government, the town remained viable due to its 
location on the T&P railroad and a burgeoning regional timber industry. In 1881 the T&P 
railroad, which had lain over five hundred miles of track since 1873, transported millions 
                                               
4 Handbook of Texas Online, Suzanne Perry, "Gladewater, TX," accessed May 19, 
2018, http://www.tshaonline.org/handbook/online/articles/hfg05.  
5 McWhorter, Traditions of the Land, 57. 
6 McWhorter, Traditions of the Land, 58. 
7 McWhorter, Traditions of the Land, 63. 
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of feet of lumber from sawmills in East Texas.8 The Texas Almanac reported, “The road 
is one of the most important in the United States and is contemplated with interest by the 
commercial world.”9 The manufacture of lumber was certainly one of Gladewater’s 
principal industries during its early history. By 1881, the town had three fully operating 
lumber mills which produced 45,000 board feet a day. Gladewater’s lumber production 
was on par with Shreveport’s, and dwarfed that of much larger nearby towns such as 
Longview, Marshall, and Jefferson.10 By 1904, the population of Gladewater was 259 and 
grew steadily until the discovery of oil in the 1930s.11 
Although lumber was an important industry in rural Gladewater and Gregg 
County, farming was still the primary means of making a living for the majority of 
residents from 1880 to 1930. As stands of timber were cut for sawmills, farmable land 
increased as land was cleared and prepared for agricultural cultivation. Cotton, the 
principal cash crop, was processed at local cotton gins located all over the county.  
Several steam-powered gins operated in Gladewater during this time period including J. I. 
Morgan’s gin at the intersection of East Pacific and Broadway streets, and W. H. York’s 
gin which was located on Main Street just south of the T&P Railroad tracks.12 In addition 
                                               
8 James B. Burke, Burke's Texas Almanac and Immigrants' Handbook for 1881 (Houston: J. Burke, Jr., 
1881), 168. This figure is a calculation based upon Burke’s claim of 610,000 board feet of lumber produced 
daily by sawmills along the Texas and Pacific line in East Texas. 
9 Burke, Burke's Texas Almanac and Immigrants' Handbook for 1881, 168. 
10 Burke, Burke's Texas Almanac and Immigrants' Handbook for 1881, 169. 
11 The Texas Almanac and State Industrial Guide for 1904, May 1904; 
(texashistory.unt.edu/ark:/67531/metapth123779/: accessed August 16, 2017), University of North Texas 
Libraries, The Portal to Texas History, texashistory.unt.edu; crediting Texas State Historical Association. 
12 Helen Ray McHaney McGuire, Cotton and the Cotton Gins of Gregg County, Texas (Kilgore, TX: H.M. 
Griffin, 1987), 18. 
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to corn, many farmers grew alfalfa, sugarcane, tomatoes, potatoes, onions, peaches, and 
watermelon.13 The number of farms in Gregg County grew steadily during this era, and 
reached a peak of 2,000 in 1930.14 
 The built environment of Gladewater during the latter part of the nineteenth 
century was emblematic of other railroad towns of that size. All structures were made 
from wood, roads were unpaved, and the railroad formed the core area of the town’s 
commercial district. An 1873 description of Marshall, a moderate-sized town about thirty 
miles east of Gladewater, provides an insight into the type of structures that were 
typically found in a town of Gladewater’s size and geographic location. The author, who 
described Marshall as a “fair standard of East Texas towns,” listed the town as having dry 
goods and mercantile stores, a church, a school, a woodsmith shop, a blacksmith shop, a 
shoe maker and a boarding house.15 Gladewater also had railroad infrastructure. Wooden 
water tanks were constructed along the railroad tracks so engines could take on water and 
a small, wooden, two-story train depot was built just north of the tracks in 1873. The post 
office was a wood frame building located just west of J. A. Ponder’s general store, which 
stood on the northwest corner of Main and Pacific Streets.16 The majority of businesses, 
                                               
13 The Texas Almanac and State Industrial Guide 1925 (Dallas, Texas, 1925), 285. 
(texashistory.unt.edu/ark:/67531/metapth123783/: accessed April 28, 2017), University of North Texas 
Libraries, The Portal to Texas History, texashistory.unt.edu; crediting Texas State Historical Association. 
14 Handbook of Texas Online, Suzanne Perry, "Gregg County," accessed May 19, 
2018, http://www.tshaonline.org/handbook/online/articles/hcg10.  
15 The Texas Almanac for 1873, and Emigrant's Guide to Texas, 1873, 100. 
(texashistory.unt.edu/ark:/67531/metapth123778/: accessed April 28, 2017), University of North Texas 
Libraries, The Portal to Texas History, texashistory.unt.edu; crediting Texas State Historical Association. 
16 Nauty Byrd Mayer, ed. Gladewater, Texas: Bicentennial Edition, 1976 (Gladewater, TX: Published by 
the Editors, 1976), 8. 
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including mercantile stores, barbershops, hotels, and banks, and some of the largest 
residences were located along East Commerce and East Pacific Streets. These streets ran 
parallel to the T&P railroad track. Most of these structures on Commerce and Pacific 
were concentrated in the area between Main and Center Streets. A three-story wooden 
hotel stood on East Commerce on the site currently occupied by the Walker-Lewis 
House. A blacksmith shop, which would have been the first building encountered when 
entering Gladewater from the south, was located on the corner of Dean and South Tyler 
streets.17 The town’s first school, a one-story wood frame structure, was built in 1895 on 
the block enclosed by Dean, Quitman, Ferry, and Upshur Streets. With two teachers and 
eighty-one students, this school represented the extent of the town’s public education 
until increased enrollment made it necessary to build a bigger school. A two-story, 
wooden frame schoolhouse with four classrooms downstairs and a single large room 
upstairs, was built in 1902 on the site where Broadway Elementary School now stands.18  
 After an initial period of rapid growth following its founding in 1873, 
Gladewater’s economic development was lethargic in the first three decades of the 
twentieth century. The rural town was not particularly affected by American involvement 
in World War I, although approximately fifty local men are listed as veterans of the 
                                               
17 Lucy Farmer, “A Regional Geography of Gladewater, Texas” (research paper, Stephen F. Austin State 
University, 1960), 7. 
18 Nauty Byrd Mayer, Mildred Wood Barker, and Elizabeth Moore Osteen, eds. Gladewater, Texas: 1873-
1973 (Gladewater, TX: Published by the Editors, 1973), 34-38. 
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conflict.19 The local lumber mills, which had churned out hundreds of thousands of board 
feet each day in the 1880s, saw a gradual decline in production as the area’s timber was 
depleted. To make matters worse, there was a boiler explosion at the Gladewater 
Company Sawmill in 1913 which killed three people and caused great financial loss.20 
Cotton, which had been the local cash crop since the area was first settled in the 1840s, 
began to lose its economic viability as yield steadily declined due to soil depletion.  The 
number of cotton gins in Gregg County fell from twenty-two in 1912, to thirteen in 
1929.21 While many areas of the United States were experiencing an economic boom 
during the 1920s, agriculture in Texas suffered and the state’s farmers experienced little 
prosperity.22 Gladewater, however, experienced modest population growth despite the 
region’s struggling economic climate: the town’s population doubled from 1900 to 
1925.23 Longview, on the contrary, saw its population decline during the same period 
despite being the largest city in Gregg County and the county seat.24  
The commercial heart of Gladewater initially developed around the intersection of 
Main Street and the T&P Railroad. Commerce and Pacific Avenues, which run parallel to 
the track, were home to the town’s earliest businesses and its first brick buildings. Lots 
along these streets were highly prized because of their close proximity to the railroad 
                                               
19 "Celebrating Veterans Day," The Gladewater Mirror, November 11, 2016, accessed May 1, 2017, 
http://www.gladewatermirror.com/wp-content/uploads/2016/11/2016-Veterans-Tab.pdf. 
20 Mayer, et al, Gladewater, Texas: 1873-1973, 33. 
21 McGuire, Cotton and the Cotton Gins of Gregg County, Texas, 28. 
22 Randolph B. Campbell, Gone to Texas: A History of the Lone Star State (New York: Oxford University 
Press, 2003), 364. 
23 The Texas Almanac and State Industrial Guide 1925, 61. 
24 McWhorter, Traditions of the Land, 85. 
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which was the town’s main economic artery. While Gladewater was not a thriving 
metropolis, the type of commercial structures constructed there from 1900 to 1930 
suggested that it was a viable rural town. The primary commercial district was a four by 
three city block area bordered to the north by Commerce Avenue and to the south by 
Sabine Avenue with Main Street acting as the primary north-south artery. Commerce and 
Pacific Avenues, which ran parallel to the T&P railroad track, had the highest 
concentration of stores and became the site of Gladewater’s core business activity.   
In the early 1900s, Gladewater’s first brick structures were built by some of the 
town’s leading businessmen. Doctor E. L. Walker built the town's first brick building, a 
drugstore where he also operated a medical practice.25 A poem written in 1904 by Dr. T. 
J. Allison, one of the first doctors in Gladewater, describes many of the town’s buildings 
and businesses at that time. Along East Pacific Avenue there was a boarding house called 
“The Commercial,” L. J. Everett’s “brand new” brick grocery store, and A. M. Phillip’s 
two-story brick hardware store.  J. I. Morgan’s Cotton Gin was located at the corner of 
East Pacific and Broadway.26 J. H. Victory’s Grocery and Feed Store, C. L. Bray’s 
General Store, and J. H. Wood’s Pharmacy and Dry-Goods Store were located in a row of 
wooden structures along West Commerce Street.27 In 1905 J. Roy Knox opened the first 
bank in Gladewater, a brick structure located on the corner of Main and East Pacific. L. J. 
                                               
25 Mayer et al., Gladewater, Texas: 1873-1973, 115; The History of Gregg County, 1st ed. (Fort Worth, TX: 
University Supply & Equipment Company, 1957), 24. At the time of the publication of The History of 
Gregg County in 1957, Dr. E. L. Walker’s brick drugstore was located at the site of B.F. Goodrich Store. 
26 Mayer, et al., Gladewater, Texas: 1873-1973, 11-26. As of 2017 there is currently no extant building at 
100 East Broadway in Gladewater, TX. 
27 Mayer et al., Gladewater, Texas: 1873-1973, 11-26. 
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Everett, a successful local businessman and owner of the town’s first telephone and 
automobile, opened Gladewater’s second bank in 1911 and by 1925 had driven the Knox 
bank out of business.28 Photographs from the 1910 East Texas Industrial Magazine show 
that J. A. Ponder’s general store, a two-story brick building, was located on the corner of 
North Main and West Pacific streets.29 This building also housed the post office after 
1910, and was home to the local Masonic Lodge and Ku Klux Klan Chapter.30 Just a few 
doors down from Ponder’s, on West Pacific, there was a photography studio and print 
shop operated by W. W. Pettit. The Gladewater Progressive League was formed in 1908 
to promote the economic development of Gladewater, and in their initial report they listed 
the town as having ten mercantile firms, one bank, two blacksmith shops, two hotels, a 
gin, saw mill, planing mill, three churches, and a school. In addition to those businesses, 
the Longview Chamber of Commerce in 1910 credited Gladewater with having a 
newspaper, the Gladewater Gazette, and a glove factory. 
 Before the 1930s oil boom several notable residences were built on the outskirts 
of town along North Main Street while others were built in the central commercial district 
along Commerce Street. The Victory, Phillips, Foshee, and Wood families built homes 
along Main Street just north of Upshur Avenue. Both the Wood and Foshee homes 
remain today. Other notable town residents chose to build elsewhere. For instance, the 
Bray, Walker, and Jeter homes were built along Commerce Street. Located at 114 East 
                                               
28 Mayer et al., Gladewater, Texas: 1873-1973, 31. 
29 Mayer et al., Gladewater, Texas: 1873-1973, 11. 
30 Mayer ed. Gladewater, Texas: Bicentennial Edition, 1976, 11, 84. The J. A. Ponder store was demolished 
in the 1920s and a filling station was built in its place. 
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Commerce, the Bray home was a wooden, one-story hall and parlor built in the late 
1800s. It was heavily remodeled in the early 1900s as multiple rooms and chimneys were 
added along with a porch extension.31 Unfortunately, this home no longer stands. Town 
doctor E. L. Walker built a large, three story home for his family at 210 East Commerce 
around 1905. Still extant, it is a Neoclassical style home constructed of concrete blocks 
with a symmetrical façade, and a pronounced two-story portico with Ionic columns. The 
Jeter home, still located at 217 W. Commerce, is a one story, basic Queen Anne 
Victorian. The homes described here were built by the town’s leading families. The 
record of these buildings in the form of photographs and written sources were created 
because the size and style of the structures were notable in a small town where only a 
handful existed. The homes of Gladewater’s other residences were probably scattered 
around the outskirts of town or along the side streets that branched off Main Street before 
it reached Upshur Avenue. A description of Kilgore in the 1920s, a similar sized town 
nearby, reported the residential section as consisting of “rows of cottage homes along 
shady streets.”32 These small residential homes were mostly vernacular wooden 
structures. 
 While the Great Depression of the 1930s brought hardship, economic stagnation, 
and poverty to most of the United States, it was a time of unparalleled growth and 
prosperity in Gregg County that permanently changed the economy of the region. In the 
same way that the railroad boom turned Gladewater into a town, the oil boom 
                                               
31 Mayer et al., Gladewater, Texas: 1873-1973, 40-48. 
32 Helen Ray McHaney, Cultural Landscape of Kilgore, Texas (Nacogdoches, TX, 1947), 73. 
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transformed it into a city. On October 5th, 1930, Columbus Marion Joiner’s “Daisy 
Bradford No. 3,” located about forty miles south of Gladewater, brought forth a gusher of 
oil that vanquished the specter of the Great Depression that had been threatening the 
area.33 Speculation about an East Texas regional oilfield shifted from local rumors to 
nationwide news when the Crim-Bateman well near Kilgore was opened in December, 
1930. Producing 22,000 barrels a day, word of this latest oil discovery brought a “surging 
horde of humanity” upon Kilgore almost overnight.34 On January 26, 1931, the Lathrop 
Well was brought in just west of Longview and became the first oil well in Gregg 
County. A couple months later it was Gladewater’s turn. On April 7th, a well located 
south of town in the Sabine River bottom on Judge H. R. Snavely’s land was opened up 
and started producing 26,000 barrels a day. Gladewater’s population, like that of other 
East Texas oil towns, exploded. By Christmas of 1931, an estimated 8,000 people from 
around the country had flocked to the town as news of a legendary East Texas oil field 
reached the far corners of a Depression-stricken nation.35 The town responded by 
incorporating a city government to manage the frenzy. A. J. Wood was elected mayor, 
and a police chief, fire chief, health director, building inspector, oil well inspector, and 
secretary were hired to manage city affairs.36 
                                               
33 Bobby H. Johnson, "Oil in the Pea Patch: The East Texas Oil Boom," East Texas Historical Journal 13, 
no. 1 (March 1975): 34. 
34 McWhorter, Traditions of the Land, 111. 
35 Mayer et al., Gladewater, Texas: 1873-1973, 53-55. 
36 Mayer et al., Gladewater, Texas: 1873-1973, 111. 
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The sudden influx of people to Gladewater initially caused a severe housing 
shortage. As the two hotels in Gladewater quickly filled up, tourist courts and new hotels 
were constructed. When those were filled to capacity, the residents opened up their 
homes, and “virtually every spare room in the small community” was rented out as 
opportunistic locals took advantage of the situation by turning their four and five room 
cottages into immensely profitable apartments.37 One observer highlighted the severity of 
the situation in nearby Kilgore when he stated, “No old shack was sufficiently dilapidated 
and mean to escape occupation during the early stages of the boom.”38 After the parlors, 
dining rooms, garages, and spare bedrooms of local residents filled to capacity, the 
newcomers erected small shacks made from an array of scrap materials, or slept in 
automobiles and under trees. A tent city was hastily established on the north end of town 
because of the lack of available shelter. After an initial period of chaos, more permanent 
structures began to be built. Some oil companies provided rudimentary cottages for their 
employees while others purchased land, furnished utilities, and allowed employees to 
build their own shelters. The most common type of residential structure built was the 
wooden shotgun style house.  These buildings, built on small rented plots that were 
scattered amongst the town’s towering oil derricks, were typically twelve to sixteen foot-
wide and three rooms deep with a screened in porch on the back.39  
                                               
37 Mayer et al., Gladewater, Texas: 1873-1973, 55. 
38 William T. Chambers, "Kilgore, Texas: An Oil Boom Town," Economic Geography 9, no. 1 (January 
1933): 75. 
39 Johnson, “Oil in the Pea Patch,” 36. 
17 
 
Downtown Gladewater’s growing pains were not limited to housing. In 1931, the 
town did not have water or sewage utilities. People got water from local water wells or 
bought overpriced jugs of water shipped in on trains from other areas. Private privies 
were everywhere as people were responsible for their own waste. Understandably, 
White’s Super Service, on the corner of Main and Pacific, was one of the most popular 
spots in town because it had a private well and septic system.40 One citizen of Gladewater 
remarked “The most impressive feature of the downtown scene was the number of 
privies.”41 Unsurprisingly, this led to outbreaks of cholera and typhoid among the people 
crowded into the family cottage-turned apartments, which lacked water main or sewer 
connections. Even worse were the areas occupied by tents and improvised structures. 
Malaria was rampant as heavy rainfall throughout 1931 caused drainage problems and 
standing water—a perfect environment for mosquitos.42 In June of 1931, the Gladewater 
Journal remarked that, “The sanitary conditions of the city are growing worse and 
worse...and the health of the people is being preyed upon by disease.”43 The unsanitary 
situation was brought under control by 1935 as the city built sewer and water mains, and 
the Works Progress Administration helped to build a drainage system that reduced local 
flooding and problems caused by standing water.44 
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The accounts of East Texas oil field towns during the early 1930s almost always 
mention mud. In 1931 the only asphalt road in Gregg County was Highway 80, which ran 
through Gladewater as Upshur Avenue. Gladewater’s North Main Street was also paved 
all the way to the county line with gravel based-bituminous asphalt. Besides this one and 
a quarter mile of paved road, every other street within the city limits lacked sidewalks 
and was dirt or oiled dirt.45 Unfortunately, as soon as the oil wells started to flow, so did 
the rain.  From Thanksgiving of 1931 to July of the next year, the area experienced an 
unusual amount of rainfall.46 Heavy rainfall combined with dirt roads which were 
clogged with automobiles and oxcarts hauling heavy oilfield equipment created atrocious 
conditions. A Gladewater resident reported that during the early part of 1932 no car 
traveled down South Center Street and those that attempted were pulled out by winch 
trucks. A car was reportedly stuck on the 100 block of Commerce Street for six weeks 
because the street turned into “soup,” while the asphalt on North Main broke apart.47 One 
observer in nearby Kilgore remembers it raining for the first three months of 1932, and 
mentioned that, “you had to keep walking or you would sink to your knees.”48 The T&P 
railroad attempted to fill the transportation gap left by the poor road conditions, but it was 
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overwhelmed by the high demand for heavy industrial equipment destined for the 
Gladewater oil field.49 
Thousands of people descended on Gladewater for a chance to profit from the 
discovery of oil. The 1933 Texas Almanac reported that the town had 5,000 residents—
although this number is difficult to calculate since numerous inhabitants were transitory 
and did not live in permanent structures. While many of the automobiles displayed Texas, 
Oklahoma, Arkansas, and Louisiana plates, most of the newcomers arrived from other oil 
fields or areas hard hit by the Great Depression. These oil operators, drillers, royalty 
buyers, geologists, engineers, teamsters, roustabouts, and roughnecks came to Gladewater 
to directly profit from the oil, others followed to profit from the money these men earned. 
Surveyors, doctors, lawyers, clerks, contractors, cooks, teachers, merchants, thieves, 
gamblers, and prostitutes saw Gladewater as an opportunity to make a living during a 
time of economic downturn.50 The lure of the rich East Texas oilfield crossed social and 
economic barriers as farmers from the Panhandle and college graduates from the 
University of Texas alike sought to make a living.51 Violet Morrison painted a vivid 
picture when she described Gladewater during the oil boom as  a place where money 
flowed freely and the stores stayed open all night. “Excitement, adventure, an air of 
impending experiences, some happy, some sad... Mix all of this with mud and oil, the 
noise and billowing white steam of drilling rigs, crude, greasy oil field workers, greasy 
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hamburgers and the aroma of onions, hundreds of gas flares, blaring music from honky 
tonks, Model Ts, Cadillacs, mules...add a little more mud and oil and you might be ready 
to describe a boom town.”52 
Although the explosive growth of Gladewater’s population irrevocably changed 
the built environment of the town, it was the oil industry infrastructure that dominated the 
landscape. G. I.’s Cotton Gin gave way to oil derricks and an ice factory while A. D. 
Palmer’s brick mercantile store was replaced by a filling station. Because Gladewater 
was unincorporated when oil was discovered in 1931, there were no regulations on well 
placement. As a result, hundreds of oil wells were drilled on city lots alongside homes, 
schools, churches, and even in the local cemetery.53 These wells were accompanied by 
iron or wooden derrick, boilers, and thousands of feet of pipe which flowed into slush 
pits. Exhaust pipes, where excess gas was burned off to prevent contamination of water 
and sewer lines, “stood like candles thirty or forty feet in the air.”54  By 1934 there were 
four hundred wells and twenty-six refineries operating within the city limits.55 Not 
including the derricks, which were could be found on almost every city block, most of the 
heavy oil infrastructure was on the outskirts of town. On the north side of Gladewater, 
just north of Gregg Avenue, there were three large refineries and the city water works. 
On the east side of town along Mill Street there were several refineries that operated 
adjacent to the Broadway School. The heaviest concentration of refineries, over a dozen, 
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were clustered along Tyler Street on the southern edge of town. Not even the downtown 
commercial district was spared. In the area of South Dean, South Ferry, and West Glade 
Streets five oil derricks, ten oil tanks, a block-sized slush pit, and the Phillips Lumber 
Company took up the majority of the city blocks.56 Machine and tool shops also sprang 
up in the early 1930s to service the heavy oil machinery and produce pipe. Spencer-
Harris Machine and Tool Company established a metal shop building on Commerce 
Street while Jack Yates built a pipe manufactory along East Upshur Avenue. While the 
oil derricks were constructed of wood, most of the industrial buildings such as 
warehouses and refineries were metal-clad structures.57 
The overwhelming majority of non-oil structures that existed in Gladewater 
during the 1930s were wooden. Scattered amongst the oil infrastructure were wooden 
shotgun homes and buildings erected to serve the commercial needs of the town’s 
inhabitants. The area from South Main and along the curve of the Tyler Highway was a 
hub of around the clock activity. There was a Chinese restaurant, skating rink, and a 
couple dance halls, or “honky tonks” as they were commonly called.58 The majority of 
the town’s temporary lodging, which included hotels, tourist courts, and camps, were 
built south of Sabine Street along a half mile segment of Tyler Road.59 The cheaply 
constructed hotels were typically two story, single walled, board and batten structures 
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with a center hall dividing twenty to forty rooms on each side.60 A various assortment of 
simple wooden buildings were interspersed along the muddy streets: dance halls, stores, 
garages, restaurants, movie theatres, oil derricks, and storage tanks. 
Only permanent structures such as schools, churches, commercial, and 
government buildings were constructed from brick. Photographs and a series of Sanborn 
Fire Insurance Maps from 1934 depict the majority of the town’s one and two story brick 
commercial buildings clustered around the economic hub of Main and Central Streets 
near the tracks, and facing the tracks along Commerce and Pacific Streets. The Hotel Lea, 
which faced north toward the railroad, occupied a quarter of a block on the corner of 
Commerce and Dean. Almost adjacent was the St. Clair Hotel, which sat on the corner of 
Pacific and North Main and faced south towards the railroad. The City Hall was a brick 
building located at 301 West Commerce, where the Loft Apartments now stand. A 
community building which housed the Chamber of Commerce and library was built in 
1939 on the corner of Dean and Pacific Streets.61 This two story, Art Deco style brick 
structure still stands and currently houses the Gladewater Museum.   
The discovery of oil created a source of wealth that enabled rural communities in 
the area to build new schools and churches, many of which were Spanish-influenced 
architecture.62 Enrollment in Gladewater schools soared in just a single year, from 231 in 
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1931, to 1,200 in 1932, and two large brick schools were constructed to accommodate the 
influx of students. Completed in 1933, an Art Deco style high school was built along 
Melba Street on “the summit of the highest location around Gladewater, 
overlooking…miles of surrounding country dotted with pine forests and oil derricks.”63 
Two years later Broadway Elementary School, a Spanish Colonial style structure, was 
erected on Mill Street where it still stands.64 The sudden arrival of thousands of people to 
Gladewater’s oilfields brought many new religions and groups of people to the town. 
While many newcomers practiced their faith in rented rooms or small, wooden structures, 
the large well-established congregations built large brick buildings to hold services.  In 
1933, the First Baptist Church constructed a Spanish Colonial brick building with a three-
story bell tower on the corner of West Upshur and North Dean. In 1935 the First United 
Methodist Church built a Neo-Classical style brick structure with a large central cupola 
on the corner of Quitman and Ferry Streets.65 The construction of these large, 
architecturally stylistic brick buildings in the 1930s was emblematic of Gladewater’s 
sudden influx of wealth generated by the discovery of oil. 
The East Texas oilfield was unique since it was largely developed by independent 
operators who used homemade equipment to drill without restraint.  In 1932 alone there 
were 5,652 wells completed throughout the regional oil field.66 Oil wells quickly sprang 
up on lots that covered almost every city block, and thousands of miles of pipes twisted 
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their way across the city’s streets. Owners pumped the oil out of the ground as fast as it 
would flow—regardless of waste or market price. The glut of oil from the East Texas 
field eventually depressed the market and reduced the price of oil from $1.10 in 1930 
down to a low of two cents per barrel within the course of a year.67 In response, the Texas 
Railroad Commission put a limit on production in 1931 known as proration. The state 
capped the East Texas oil field at 400,000 barrels a day, but this order was ignored by the 
independent operators who continued to run “hot” oil.68 Pipelines were laid like 
“spaghetti” as operators buried pipes, ran oil at night, and hid cut-off valves from the 
eyes of enforcement officials. Running hot oil was considered every man’s right, and 
government officials found little cooperation from the individual operators of the East 
Texas oil field who understood proration as a tool utilized by large corporations to run 
the small operators out of business.69 One Gladewater well operator even built a concrete 
wall around his well to avoid being caught running hot oil by state officials. Known as 
the Gladewater Fortress, the owner declared it a homestead which gave him the legal 
right to require search warrants from militia and civilian inspectors who tried to enter. By 
the time search warrants were obtained and the doors unlocked, the flow of oil would be 
shut off.70 
Due to the unregulated and independent nature of the oilfield, dozens of 
independent operators frantically, and often illegally, drilled, pumped, and refined crude 
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oil around the clock in and around Gladewater—often with disastrous results. The largest 
loss of life occurred just two miles south of town when the Cole-Sinclair #1 exploded and 
killed nine men in May of 1931. Fortunately for the town, this disaster and the dozen or 
so other oil-related explosions and fires that occurred near Gladewater never resulted in 
major fires or wide-spread structural damage that significantly altered the built 
environment.71 
Joint efforts of state and federal governments effectively enforced proration and 
drove the small, independent producers out of business. In September of 1931 the 
governor of Texas, Sterling Ross, had declared martial law in in Gregg, Upshur, Smith, 
and Rusk counties after state leaders realized that the Railroad Commission could not 
effectively enforce proration. Ross directed over a thousand members of the Texas 
National Guard to set up camps near Kilgore, Gladewater, and Overton to shut down 
illegally operating wells.72 Major oil companies operating in the area played their part 
and refused to ship the “hot oil” to distant refineries where it could be processed into 
gasoline for profit. As a result, twenty-six independent refineries sprang up in 
Gladewater. These operations were known as “tea pots,” and processed hot and stolen 
crude oil into a cheap, white gasoline known as East Texas gas.73 Illegal oil production 
peaked in 1933, but despite the spirited resistance of the independent operators who ran 
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hot oil through hidden pipes and processed it in the unregulated and inefficient “teapot” 
refineries, proration was effectively enforced by 1935. 
 Proration ultimately succeeded because of federal intervention. Laws were 
passed that made interstate transportation of hot oil illegal. In addition, a force of federal 
investigators helped root out illegal oil operations in the region.74 By 1940 most of the 
easy oil had been extracted. Major companies, whose owners bought out the small 
producers squeezed by proration, now owned eighty percent of the East Texas oilfield 
and most of the small refineries had closed.75 Although the wild, unregulated, and 
independent spirit of the initial oil boom had faded, steady oil production and oil-related 
industries continued to sustain Gladewater’s economic development.  
World War II and the two decades that followed brought industrialization, 
urbanization, and spectacular economic growth to Texas. After the war, oil and gas 
production became a fixture of the state economy, and by 1972 the industry employed 
more than 75,000 people. During that period the value of Texas manufacturing grew 
three-hundred percent as Texas shifted from an agricultural province to a manufacturing 
center.76 The state’s population grew by forty-five percent from 1950 to 1970, with eight 
out of ten Texans living in towns larger than 2,500.77 In Gregg County, the rural 
population dropped from 28,000 in 1950 to 13,000 the following decade.78 Gladewater, 
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however, did not experience the population decline faced by other rural towns in the 
region. The town’s location along major transportation networks—including being 
positioned along Highway 80, the region’s only super highway—plus the establishment 
of new businesses which serviced the oil industry allowed the economy and population of 
Gladewater to remain relatively stable during the second half of the twentieth century.79  
Gladewater crude oil, which had flowed freely in the 1930s, was reduced to a 
trickle by 1970s. Nevertheless, the city remained viable as a service and supply center for 
the rest of the field.80 Major oil production companies such as Shell, Gulf, Magnolia, 
Sinclair, and Humble operated large camps in the area and many small businesses sprang 
up to meet the transportation and equipment needs of the oil field. In Gladewater, the 
Spencer-Harris Machine & Tool Company and the Gladewater Refining Company were 
major employers. In 1953 the town had a population of 5,300 and was the third largest in 
Gregg County behind Longview and Kilgore.81  
In the 1970s, Gladewater’s economy became more diversified and the town 
outgrew its dependence on the oil industry. Major roads, which became important 
transportation routes through East Texas, served as vital arteries to sustain the town’s 
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economy. Businesses developed along Upshur Avenue, a section of US Highway 80 
which runs east/west through the town. Among these were the Duncan Mattress 
Company, Economy Machine Works, and Honey Togs clothing factory.82 US Highway 
271, which becomes Main Street when it enters Gladewater, connected the city to I-20 in 
the south and to Paris in the north. Many of the city’s retail businesses are located along 
this stretch of road today. 
By 1990 there was a flourishing antiques trade in downtown Gladewater which 
influenced town leaders to embrace heritage tourism as another mode of economic 
opportunity. Many antique stores were located in the historic brick buildings along Main 
Street and Commerce and Pacific Avenues. These buildings previously served as 
mercantile stores, pharmacies, hotels, and movie theatres and were constructed as a result 
of the wealth brought into town initially by the railroad, and later, the oil boom. Changing 
economic circumstances led to the repurposing of these structures. By the 1990s many 
were home to various small businesses, including a number of antique stores. Gladewater 
city officials rebranded the city “The Antique Capitol of East Texas” and adopted the 
Main Street Program in 1999 to revitalize the downtown district through building 
preservation and tourism.83  
The railroad and discovery of oil brought economic prosperity and regional 
relevance to Gladewater. The initial development of commercial and residential buildings 
around the railroad depot is a testament to the power and importance of railroads to the 
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economies of rural communities in the late-nineteenth century. In the 1930s, a new phase 
of development spurred by a frenzy of oil-related economic activity occurred. During this 
period, Gladewater was incorporated into a city, a municipal government was established, 
and infrastructure such as sewer lines, electric poles, and paved roads were built. 
Alongside new brick schools, municipal buildings, and churches, numerous large brick 
commercial buildings were constructed to meet a growing demand for storefront property 
along Main Street, Pacific Avenue, and Commerce Avenue. This was a period of 
unprecedented growth and change for the city, the likes of which had not been seen 
before the boom or since. As a result, the oil boom left an indelible mark on the built 
environment of downtown Gladewater that can be still be seen in the architectural styles, 
building materials, and visual character of the area today—a character which is 









DESIGN GUIDELINES: A TOOL FOR HISTORIC PRESERVATION 
 
 
Design guidelines are a set of professional standards and best practices that 
facilitate the preservation, restoration, and rehabilitation of contributing structures within 
a historic district. Primarily used in a planning capacity by design review boards and 
historic property owners, design guidelines have become an effective preservation tool 
implemented by many communities across the United States to ensure that the 
architectural, historical, and cultural heritage of their built environment remains intact. 
According to Nore Winter, design guidelines “…provide a common basis for making 
decisions about work that may affect the appearance of individual properties and the 
character of a district.”1 In addition, guidelines facilitate community awareness about the 
value of local historic resources and provide knowledge of how to implement decisions 
conducive to the protection of the aesthetic and historical integrity of the built 
environment. To create content that is both useful and forward-thinking, it is essential to 
understand how design guidelines function as a planning tool and their significant role 
within contemporary preservation practice. This requires a review of the historic 
preservation movement in the United States, which has seen the parameters of what 
constitutes a historic resource and the role of both citizens and the government greatly 
                                               





expand since the movement began. In addition, an examination of the history of the 
preservation standards and their significance to current preservation projects will provide 
the basis for the content included in these design guidelines. 
The practicality and value of design guidelines is a product of the evolution of the 
historic preservation movement itself.  The scale of the artifact to be preserved has grown 
from a single structure to an entire district. In addition, the type of artifacts considered 
worthy of preservation has broadened from historical landmarks or monumental high-
style architecture to include vernacular, commercial, and industrial buildings.2 In her 
1874 farewell address to the Mount Vernon Ladies Association (MVLA), founder Anne 
Pamela Cunningham stated, “Let no irreverent hands change it; no vandal fingers 
desecrate it with the touch of progress.”3 Founded in 1853, the MVLA is considered the 
first preservation organization in the United States. Through successful efforts at Mount 
Vernon, the MVLA raised public awareness about the importance of historic 
preservation, inspired other groups to organize, and established a paradigm of 
preservation in the nineteenth century. This preservation model maintained that private 
citizens, primarily women, should focus on buildings and sites associated with events and 
figures of patriotic and national value, and restore or preserve these structures to an 
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aesthetic that minimized controversy and propagated national pride. 4   
Progressive policies during the first half of the twentieth century induced the 
federal government to become more involved in the nation’s economic, social, and 
political systems—including environmental and cultural preservation. The Antiquities 
Act of 1906 was one of the earliest examples of federal preservation legislation.5 It gave 
the president authority to designate and protect historic resources on federally owned 
land, and tasked the Secretary of the Interior with overseeing federal historic preservation 
efforts such as surveying and identifying potential historic sites on federally-owned land.6 
In 1916 the National Park Service (NPS) was established to administer national parks and 
facilitate environmental conservation, but its role as a steward of historic sites and 
structures continued to expand throughout the twentieth century.  
Following WWI, the private sector largely continued to operate independently on 
a set of preservation principles similar to those of its predecessors as amateur 
preservationists focused on saving local landmarks.  Two notable exceptions, however, 
forever changed preservation in the United States by expanding the scale of what 
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constituted a historic resource and introducing standards of professionalism: Virginia’s 
Colonial Williamsburg and the city of Charleston, South Carolina’s Old and Historic 
District.  A notable preservation project during the 1920s that dwarfed previous 
preservation efforts was Colonial Williamsburg.7 Brainchild of Dr. William Goodwin, the 
project attempted to resurrect an eighteenth century colonial environment through 
restoration, reconstruction, and reenactment. It was funded by wealthy oil tycoon John D. 
Rockefeller Jr., who had the ethos of traditional preservationists and sought to use 
historic preservation as a tool to teach national pride and devotion to the founding 
fathers.8 With the help of archeologists and architects, Goodwin worked to recreate a 
colonial landscape as he envisaged it appeared three hundred years earlier. This included 
aggressive restoration efforts on original buildings that had since been heavily altered, 
and the reconstruction of many structures and landscapes that were no longer standing.9 
Although eighty-eight of Colonial Williamsburg’s original buildings were still standing, 
two of the town’s primary buildings, the Capitol and the Governor’s Palace, had to be 
completely reconstructed.10 Contemporary critics of Colonial Williamsburg argue that 
restoration and interpretation at the site represented an idealized version of history 
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designed to promote patriotism while white-washing inequality and ugliness inherent in 
the seventeenth century Virginian landscape.11 Despite subsequent concerns about its 
original interpretation and restoration, Colonial Williamsburg positively influenced the 
preservation movement. Rockefeller’s belief in expert advice led to the foundation of 
advisory boards, most notably in the National Park Service as well as the first 
interdisciplinary training program for preservation professionals at Williamsburg.12 
Colonial Williamsburg marked the first time preservation activities were directed at a 
collection of buildings as a whole, which set the stage for an ideological shift in 
preservation philosophy.  
In 1931, the city of Charleston, South Carolina, introduced the concept of the 
historic district and pioneered the use of design review as a mechanism to control change 
to the built environment of its districts. To accomplish this, Charleston initiated the 
practice of using zoning regulation as a tool to protect the visual integrity of historic 
neighborhoods from threats such as demolition, new construction, or unsightly 
alterations. These actions were in response to the proposed construction of non-
residential infrastructure and the pillaging of materials from historic homes in the Battery 
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neighborhood.13 Believing that these events detracted from the architectural and historical 
setting of the neighborhood, the city designated it as the “Old and Historic District” and 
passed zoning ordinances to restrict new development and regulate exterior alterations to 
existing housing stock. To enforce the new ordinance, a board of architectural review was 
created to review and certify that proposed alterations were appropriate and maintained 
the historical aesthetic of the neighborhood.14 Like Colonial Williamsburg, the 
designation and protection of a collection of buildings in Charleston indicated an 
increasingly inclusive preservation philosophy which broadened to incorporate 
neighborhoods where ordinary Americans lived. In addition, Charleston’s “district” 
designation enabled the city to use the regulatory power of zoning and design review to 
enforce preservation, thus recognizing planning as an effective preservation tool to save 
large portions of an area’s historic fabric.15  
As a result of the Great Depression and President Franklin D. Roosevelt’s New 
Deal, the preservation movement enjoyed increased federal support throughout the 1930s. 
One such New Deal program, the Civilian Conservation Corps, was tasked by the NPS to 
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develop various park sites and carry out preservation, restoration, and reconstruction 
projects at historic sites nationwide. Additionally, the federal government became 
involved in historic preservation through survey and documentation programs which 
expanded the focus of preservation beyond its nineteenth century boundaries. In 1933, 
Charles E. Peterson submitted a proposal for unemployed architects to survey and 
document America’s antique buildings. This led to the establishment of the Historic 
American Building Survey (HABS), which became a permanent program administered 
by the NPS after the Historic Sites Act was passed by Congress in 1935.16 Tasked to 
“preserve for public use historic sites, buildings, and objects of national significance” the 
Historic Sites Act gave the Secretary of the Interior regulatory power over federal 
preservation efforts, and encouraged federal cooperation with like-minded, private 
preservation organizations.17 Unlike the early preservationists whose definition of 
historical significance was extremely limited, HABS set out to survey “…structures of all 
types from the smallest utilitarian structures to the largest and most monumental…so that 
a complete picture of the culture of the times as reflected in the buildings of the period 
may be put on record.”18 As the definition of what constituted a historical resource 
continued to expand, the NPS established new programs to document those resources. 
The Historic American Engineering Record (HAER) was founded in 1969 to document 
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historic sites and structures related to engineering and industry. Landscapes also fell 
under the NPS preservation umbrella in 2000 with the creation of the Historic American 
Landmark Survey (HALS).19 
It was not until after WWII that the preservation efforts of private citizens and the 
federal government coalesced. The private sector carried on much like it had during the 
previous century as wealthy individuals and organizations continued to utilize 
preservation as an educational tool to teach U.S. history and instill patriotic pride in 
American citizens. While these endeavors were successful in saving many local 
structures and sites of national historic significance and unique architectural value, 
preservationists in the United States recognized the need for a national organization that 
united the leadership and expertise of the public and private sectors.20 In 1947 Congress 
chartered the creation of a nationwide organization, the National Trust for Historic 
Preservation (NTHP). For the first time, this quasi-public organization placed 
preservationists, both private and public, under the same umbrella. Initially, the NTHP 
used federal funds appropriated by Congress to purchase and manage endangered historic 
properties that were problematic for the government to own, but over time the 
organization shifted to primarily advocating for historic preservation through 
congressional lobby, and educating and informing the public through conferences, 
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publications, and programs.21 Embodying the grassroots approach of preservation in the 
U.S., the Trust focused on forging stronger links with state and local preservation 
organizations in 1998 when it cut ties with the federal government and became a private 
nonprofit organization. The coalition of public and private forces embodied by the 
National Trust for Historic Preservation provided legitimacy and organization for the 
preservation movement in the United States.  
New preservation initiatives in the post-WWII era, which culminated with the 
National Historic Preservation Act of 1966, were in direct response to the unprecedented 
(yet destructive) growth of the American economy. Legislation such as the Housing Act 
of 1949 and the Urban Renewal Act of 1954, designed to modernize America, resulted in 
massive redevelopment and demolition projects which built new roads, expanded 
suburbs, and razed deteriorated urban areas.22 This policy inadvertently led to the 
demolition of many historic structures and whole inner-city districts across the country.23 
The historical built environment was succumbing to the bulldozer at a rapid rate.24 In 
1963 many Americans were shocked when the historic Pennsylvania Railroad Station in 
New York City was demolished in favor of a modern complex. As a result of the 
destructive policies of urban renewal, public awareness and support for historic 
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preservation intensified.  The NTHP responded to the alarming trend of demolishing 
many historic structures by lobbying Congress to enact preservation legislation and by 
supporting the publication of With Heritage So Rich. This book identified urbanization as 
an accelerating threat to America’s environmental heritage and argued the validity of 
preserving “landmarks of the past which give us stability and belonging.”25 In addition, it 
called for a reorientation of historic preservation doctrine to include structures based on 
architectural design and aesthetics, and advocated that preservation move beyond the 
scope of a single, landmark structure to include areas and districts that contain special 
meaning for the community. In 1966, Congress approved “the most sweeping single 
piece of preservation legislation to date,” when it passed the National Historic 
Preservation Act (NHPA).26 This law, which included many of the suggestions 
enumerated in With Heritage So Rich, became the foundation for the modern preservation 
movement.  
While Charleston pioneered designating historic districts as early as 1931, the 
term was formalized into law by its inclusion in Section 101 of the National Historic 
Preservation Act of 1966.27 The NHPA defined a  historic district as “a geographically 
definable area--urban or rural--possessing a significant concentration, linkage, or 
continuity of sites, buildings, structures, and/or object united by past events or 
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aesthetically by plan or physical development.”28  In addition, the “district” was 
designated as a property type eligible for listing on the National Register of Historic 
Places, which is a comprehensive list of the nation’s historic resources. Historic districts 
nominated at the federal level are granted different avenues of protection from districts 
created at the local level. If a district is designated at the federal level as a National 
Register District, it qualifies for certain federal grants and tax credits, and enjoys a 
limited degree of protection from projects and activities funded or carried out by the 
federal government. A local historic district may be federally recognized by its inclusion 
on the National Register of Historic Places, although it is not a requirement. Most states 
have legislation that enables a community to designate a historic district at the local level. 
Districts designated at the local level generally benefit from increased protection and 
tighter design controls than districts that exist solely on the National Register because 
they fall under the jurisdiction of local zoning laws.  
While some municipalities prefer a consensual or contractual design review 
process for their historic districts, many take a regulatory approach and pass a historic 
preservation ordinance (HPO) to establish design controls over a district’s properties 
through zoning. This type of ordinance, first utilized by Charleston in 1931 was 
reaffirmed by the United States Supreme Court l954 Berman v. Parker decision which 
                                               




supported the “right to regulate private property to achieve aesthetic community goals.” 29 
The legal justification for preservation ordinances was upheld again in the 1978 Penn 
Central Transportation Company vs. New York City decision when U.S Supreme Court 
ruled that the New York City Landmark Preservation Commission had the right to 
regulate the development of a historic property.30 HPOs allow for the greatest protection 
of properties within a historic district because they establish an objective and 
standardized process for designating and maintaining historic properties. Property owners 
who wish to make changes to a contributing structure in the historic “overlay district” are 
obligated by the preservation zoning ordinance to submit any plans for exterior alteration, 
demolition, or new construction to the design review board.31 The board then determines 
if the proposed plans are “appropriate” to maintaining the historic integrity of the 
structure as defined by the local preservation ordinances. Seventy-five percent of 
communities with designated historic districts have a design review process administered 
by a committee or review board to ensure best practices are followed.32  
The addition of historic district to the preservation lexicon and the legal power to 
regulate their development through zoning expanded the domain of preservationists and 
planning became a vital part of the preservation process. To properly manage and protect 
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local historic districts, communities implement planning in the form of design review. 
The design review process is often enforced through preservation ordinances and 
executed by a hired, appointed, or volunteer board. Guidelines facilitate the design 
review process by explaining, guiding, and instructing design review commissions and 
applicants alike about the best preservation practices and standards that should be 
implemented when building or altering structures within a historic district. Critics of the 
design review process point to its inherent subjectivity and the mixed success of design 
review commissions.33 Many local communities lack the resources to hire professional 
architects, preservationists, and historians to serve on design review boards. In many 
cases the board members are volunteers or political appointees whose inexperience, 
paucity of relevant knowledge, and personal sentiment can lead to a variability of opinion 
that is both harmful to historic preservation and unfair to property owners subjected to the 
design review process.34 The creation and use of design guidelines can mitigate these 
adverse situations and enable the board to make fair, consistent, and predictable decisions 
regarding the appropriateness of a proposed project. 
As an integral part of the design review process, design guidelines directly 
contribute to maintaining the historical character of a district. They address the character-
defining elements of a structure’s architectural style which include building components 
such as roofs, doors, windows, materials, and stylistic detailing. Guidelines that are 
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designed for commercial districts and Main Street areas often incorporate the idea of 
facade continuity, which takes the scale and mass of the streetscape into consideration. 
Other important elements of the streetscape that contribute to the overall look and feel of 
an area include building alignment, setback, height, and massing. If properly preserved, 
rehabilitated, restored, or designed, the structures and streetscapes that make up a historic 
district not only bestow a sense of stability, belonging, and pride to members of the local 
community, they can also contribute to the economic revitalization and environmental 
sustainability of commercial downtowns and residential neighborhoods.35  
All design guidelines contain specific instructions for the proper treatment of 
historic properties. These principles, which emanate from a set of preservation standards 
put forth by the Secretary of the Interior (SOI), represent the best practices of the field 
and are the origin for all preservation doctrine found in design guidelines.36 Responding 
to the public’s need for guidance and a codified set of standards to regulate the treatments 
of historic structures, the Department of the Interior first published the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties in 1978. Illustrated 
guidelines were also published along with the 1978 standards and the revised 1992 
standards to facilitate understanding and proper application of the principles. The 
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preservation standards were revised in 1983, and again in 1992. The 1983 version 
included a major revision of the rehabilitation section. The 1992 version modified the ten 
original Standards for Historic Preservation Projects. Acquisition was eliminated because 
it is technically not a treatment, and the Protection and Stabilization standards were 
incorporated into the Preservation category.37 The revised standards consisted of four 
treatments based on a hierarchical set of four levels of intervention: preservation, 
rehabilitation, restoration and reconstruction. These degrees of intervention are based on 
the philosophy that the minimum effective intervention is always the best because it is 
easiest to undo. These standards have become the criteria against which the success or 
failure of most preservation projects are judged.   
Responding to the increasing destruction and defacement of many historic 
buildings in downtown areas, the NTHP established the Main Street Program in 1980. 
Many communities across the U.S had been experiencing abandonment and blight in 
their historic downtown commercial areas because of shifts in transportation and 
economic trends that favored new commercial and residential development in the suburbs 
away from the city center.38 Recognizing that many downtowns were dying and that the 
survival of these districts was dependent on their ability to adapt to contemporary needs, 
the Main Street Program established a four point approach which partners historic 
preservation with economic development to revitalize decaying downtown areas.  An 
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integral part of Main Street’s revitalization plan has been the rehabilitation of the historic 
structures, storefronts, and streetscapes in order to restore the historic character of 
downtown and promote a unique sense of place that is attractive to visitors. Using 
historic preservation to create a distinct sense of place that can be experienced by visitors 
is called heritage tourism, and serves as a viable link between preservation and the local 
economy. The utilization of preservation tools such as district designation, zoning 
ordinances, design review, and rehabilitation grants help facilitate the revitalization 
process by ensuring the architectural integrity of downtown structure remains intact.  The 
continuing growth of the Main Street program is evidence of its success. Today there are 
eighty-seven cities in Texas participating in the program. Since its inception, the 
economic revitalization of downtown commercial areas participating in the Main Street 
program has led to 3.4 billion in reinvestment, 35,000 new jobs, and 8,900 new 
businesses in Texas alone.39  
 
 
                                               







THE PROCESS OF CREATING DESIGN GUIDELINES 
 
 
Design guidelines are a planning and development tool. Effective guidelines 
present information in a direct and clear manner so that the appropriate actions for 
preserving individual properties and the overall character of a historic district can be 
taken.  Due to the varietal nature of the history, development, and architecture of 
downtown commercial districts across the United States, a universal set of design 
guidelines is impractical. On the contrary, design guidelines must be individually tailored 
to address the unique architectural characteristics in the modern landscape of the local 
district.  The National Park Service (NPS) provides guidance for writing design 
guidelines on its website.1 The first actions recommended by the NPS for writing 
guidelines is to examine the present character of the district, learn its history, and analyze 
how the district has evolved over time. It is important to first establish the significance of 
a district and why it warrants protection. Chapter one was a critical step towards 
understanding how the built environment of Gladewater’s Central Business District 
(CBD) developed, and provided justification for the areas historic significance. Studying 
Gladewater’s history and development allowed me to recognize the types of historic 
                                               






resources in need of protection and provided a context from which to judge the extant 
landscape. Furthermore, this process enabled me to differentiate the unimportant or 
insignificant elements of the district from those identified as pertinent and historic. The 
preference of commercial architecture over residential or public buildings in these design 
guidelines is a reflection of the current landscape of Gladewater’s CBD as well as its 
historical development. 
 In chapter one I established the railroad and its infrastructure as the primary 
reason for Gladewater’s existence and paramount to Gladewater’s early growth; however, 
no structures remain from this era except the railroad tracks which are flanked by 
awkward areas of empty space on either side. The railroad depot, warehouses, and 
telegraph office which formerly occupied the now empty space have long since 
disappeared and practically all of the historic building stock still extant in the CBD 
originates from the transformative oil boom era of the 1930s. The overabundance of oil 
boom structures and complete lack of railroad infrastructure distorts the town’s origins 
and hides the complete history of its economic development. As a remedy, it would be 
pertinent to install interpretive signage bordering the vacant areas adjacent to the railroad, 
or reconstruct the outlines of several railroad buildings to acknowledge the crucial role 
that the railroad played in Gladewater’s distant past.    
 For design guidelines to be effective, they must identify the types of buildings 
found in the district, classify them, and illustrate their defining architectural 




all commercial, however several public and residential structures are scattered 
throughout. The CBD’s commercial buildings were classified in the design guidelines as 
either one-part commercial block or two-part commercial block. These classifications 
were based on the same descriptions found in Richard Longstreth’s Buildings of Main 
Street, and are used by other commercial-oriented design guidelines such as those created 
by the cities of Elgin and Paris.2  
In addition to functioning in a planning and design capacity, the goal was to 
create guidelines that would advocate the merits of historic preservation and foster public 
support for the implementation of design criteria in the CBD. To accommodate this 
objective, a section in the introduction outlined the social, economic, and environmental 
benefits of historic preservation. The basis of the argument for the social benefits of 
historic preservation is similar to those made by proponents of urban revitalization. 
Supporters encourage the idea that the historic built environment contributes to a sense of 
place and that a dense collection of historic buildings combined with existing amenities 
such as public transportation, sidewalks, and greenery can encourage social interaction 
and enhance livability—all key components of twenty-first century urban revitalization.3 
The arguments made for the economic benefits of historic preservation were largely 
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based on Donald Rypkema’s report Measuring the Economics of Preservation and the 
2015 report Economic Impact of Historic Preservation in Texas.4 The economic 
argument was expanded in the sustainability section to include information about federal 
and state historic rehabilitation tax credits which encourage private investment into 
rehabilitation projects. The arguments for the environmental benefits were based on ideas 
outlined in publications by the National Trust for Historic Preservation and the U.S. 
Green Building Council.5 
 These design guidelines address changes to historic structures within a specific 
geographic area in Gladewater, Texas. This area was defined using the boundaries 
described in Gladewater’s 1999 application to the Texas Main Street Program.6 The 
information in the application made defining the project area a straightforward process, 
however finding a suitable name for this area proved challenging. The natural choice was 
to label it the “Historic Main Street.” This label was initially chosen for several reasons: 
the project was being done in conjunction with Gladewater’s Main Street Program, the 
project area was designed to mirror the Main Street Program area, and Main Street itself 
is the area’s central thoroughfare. The problem with this name was that Gladewater’s 
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Main Street continues for several miles beyond the Main Street Program area, and this 
section is totally outside the scope of this project. Therefore, referring to the project area 
as Historic Main Street was not only confusing and misleading, it was technically 
incorrect. While using the term “district” was desirable as it indicates a geographically 
definable area, labeling the area as the “Downtown Historic District” was also not an 
option because the area has not been nominated as a historic district on the local or the 
federal level. The name that best represented the project area was the name it was given 
on Gladewater’s 1999 Main Street Program application, the “Central Business District.” 
This title describes the area’s historical role as the center of Gladewater’s commercial 
activity, and uses the word district without implying it has been designated as a historic 
district.   
 The proposed guidelines for the Gladewater CBD are organized into three 
chapters—introduction, design guidelines, and resources. Collectively, the chapters meet 
two specific goals for this thesis project.  The first goal of these design guidelines is to 
cultivate community support for historic preservation activities in Gladewater. The 
introduction chapter is specifically tailored to meet this goal by educating the public 
about the purpose of design guidelines and explaining how they fit into the broader field 
of historic preservation. In addition, the introduction encourages the implementation of 
the guidelines based on arguments for environmental, social, and economic benefits of 
historic preservation. The logic behind the introduction is that education combined with 




Although Gladewater does not currently have a historic preservation ordinance, city 
officials have expressed interest in creating one in the near future. The introduction could 
also serve as a resource for City staff as they work towards gathering public support to 
implement a historic preservation ordinance.   
The second goal of the design guidelines is to serve as an effective planning and 
design control tool which can utilized by a design review committee in conjunction with 
a preservation ordinance so that the historic character of the CBD will be preserved. The 
content in the design guidelines chapter is organized to work with a preservation 
ordinance and facilitate the design review process so that owners, developers, and public 
agencies can collaborate to make consistent decisions that ensure the integrity and 
character of the local historic district remains intact. The third and final chapter is titled 
“Resources.”  It contains a glossary of terms (which will also serve as an index) and a list 
of historic buildings located within the boundaries of the CBD. This chapter meets both 
goals of the design guidelines. By explaining terminology, the glossary helps all parties 
make appropriate design decisions while the list of historic buildings addresses properties 
subject to the design guidelines.   
 The decisions regarding the type of content to include in the chapter sections were 
predominantly influenced by the Texas Historical Commission’s (THC) Design 
Guidelines & Standards CHECKLIST.7 The list outlines a series of suggested topics to 
include in new design guidelines, but the THC does not dictate what topics to include nor 
                                               





provide any guidance on organization. While some topics such as “History/Development 
of the Community,” “General Maintenance,” and “Glossary of Terms” are standard 
inclusions in most design guidelines, the remaining topics suggested by the THC 
represent a broad spectrum of criteria that may or may not be relevant to the preservation, 
planning, and design needs of a particular city. The content of design guidelines should 
seek to create a balance between the importance of the total streetscape and individual 
buildings.8 The specific topics and approaches included in these design guidelines 
address the specific historic resources found in Gladewater’s CBD as well as the 
collective elements that distinguish its streetscape. 
 Although one purpose of design guidelines is to facilitate the preservation of an 
area’s historic character, identifying the character-defining elements and features which 
epitomize the area’s historic authenticity can be challenging. To help members of the 
community better understand the historic character of the CBD, two sections are included 
in the design guidelines—elements of the streetscape and building features. Elements of 
the streetscape pertain to the collection of buildings as a whole. They demonstrate how 
particular elements such as density, shape, height, and setback are consistent throughout 
the district and collectively form a visual pattern that is part of the CBD’s historic 
character. The building features section focuses on specific architectural characteristics 
such as roofs, windows, doors, and the historic commercial storefront. This section helps 
readers identify these specific architectural features that contribute to the area’s historical 
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character and also provides guidance on their appropriate treatment. A list of additional 
resources for further reading is also included for each feature. The historic commercial 
storefront feature has greater detail than the other features. This is done for a couple of 
reasons. First, storefronts are a defining feature of the historical character of the CBD 
because the area originally developed as a center for commercial activity due to its 
proximity to the railroad depot.  Second, the historic commercial storefront is more 
complex than the other architectural features because it has many different parts that vary 
in detail and function. The best approach to adequately address the complexity of 
commercial storefronts was to give each part of the storefront individual attention and to 
recommend specific treatment options.  
 Most of the historic buildings located in the CBD are of masonry construction. 
Brick and stucco are the most common of the building materials, although there are a few 
examples of decorative terra cotta. For this reason, these three materials are featured in 
the treating building materials section and other materials such as wood, metal, and stone 
are omitted. Since these three materials are all masonry, they share many of the same 
structural susceptibilities as well as similar approaches to treatment. These commonalities 
allowed for the treatment of all three materials to be combined into a four-step process 
which is advantageous for two reasons. First, it avoids repetition and reduces the amount 
of text in the document by combining the treatment of these three materials into a four-
step process instead of repeating the four-step process three times (one for each building 




actions (best practices) on page twenty-six of the design guidelines. These best practices 
follow the hierarchy of work principle which states that the preferred treatment is the one 
with the least amount of intervention. This idea is encapsulated in the preservation motto, 
“We maintain rather than repair. We repair rather than replace.”9 By mirroring the best 
practices, the four-step process eliminates the need to reiterate the information already 
covered on page twenty-six. The only area where there is a significant difference between 
the treatment of these materials (brick, stucco, and terra cotta) is assessing them for 
damage and deterioration.  To accommodate this, “Step One” lists brick, stucco, and terra 
cotta individually and common signs of damage are given for each material. The 
treatments for “Steps Two, Three, and Four” did not vary significantly for each material 
and therefore did not warrant an individual listing like each material in “Step One.”   
 Unfortunately, a very common feature seen on historic structures in the CBD is 
the application of non-historic materials that cover the original façade. The addition of 
non-historic materials to hide damage or give buildings a facelift is not recommended by 
the Secretary of the Interior’s Standards for the Treatment of Historic Resources. 
Specifically, many business owners have installed metal, plastic, or wooden slipcovers to 
cover the façade of their buildings or applied a stucco mixture over original brickwork in 
an attempt to modernize the store front or cover damaged materials. Information included 
in the treating building materials section addresses this issue. Descriptions of slipcovers 
                                               






is given and arguments for and against removal are presented to allow owners a degree of 
flexibility in determining the best course of treatment for their individual building. 
Similar information concerning the application and removal of non-historic stucco is also 
presented in the same section.   
Due to a number of vacant lots in the CBD and the recent destruction of a historic 
commercial store due to fire, a section is included in the design guidelines to address new 
construction. The recommendation made for new construction is that new buildings 
should be different, but compatible. This means that new construction should not mimic 
the historic structures to the degree that they cannot be differentiated. This idea goes back 
to the 1964 Venice Charter, an important document in the modern preservation 
movement which influenced the Secretary of the Interior’s Standard for Rehabilitation. 
Article 9 of the charter states that any addition to an existing landmark must be “distinct 
from the architectural composition and must bear a contemporary stamp.”10 There is 
debate within the historic preservation community about the seemingly contradictory 
terms of different and compatible and how to apply those terms to new construction. In 
his presentation to the National Trust for Historic Preservation, architect Steven Semes 
identified four strategies based on varying degrees of different or compatible: literal 
replication, invention within the same or a related style, abstract reference, and 
                                               
10 “International Charter for the Conservation and Restoration of Monuments and Sites” (The Venice 





intentional opposition.11  Semes favored compatibility over differentiation, and the 
content in the new construction section of these design guidelines reflects that philosophy 
by utilizing the strategy of invention within the same style. 
Over the last couple of decades, the historic preservation movement has embraced 
the idea of sustainable development, arguing that the preservation and adaptive reuse of 
historic structures can be both environmentally friendly and profitable. Armed with new 
arguments and allies, the preservation movement’s adoption of the sustainability 
paradigm has broadened the appeal of preservation and is now attractive to people who 
are concerned more about culture, climate, and cash than history. To reflect the adoption 
of sustainable development by preservationists, a section on sustainability is included in 
the design guidelines. This section focuses on arguments for the economic and 
environmental sustainability of preservation. The economic arguments are based on three 
sources: data from a 2015 report by the University of Texas Center for Sustainable 
Development, a report from Donovan Rypkema and Caroline Cheong to the Advisory 
Council on Historic Preservation, and public information from the federal and state 
governments about rehabilitation tax credits.12 The environmental segment of the 
                                               
11 Steven W. Semes, “‘Differientiated’ and ‘Compatiable’: Four Strategies for Additions in Historic 
Settings," Forum 21, no. 4 (2007), accessed  March 14, 2017, 
https://forum.savingplaces.org/HigherLogic/System/DownloadDocumentFile.ashx?DocumentFileKey=63ff
0414-7f87-1396-494b-3dc548ad9b21&forceDialog=0. 
12 Holleran et al., “Economic Impact of Historic Preservation in Texas;” Rypkema and Cheong, "Measuring 
the Economics of Preservation;” “Historic Preservation Tax Incentives” (Washington, DC: National Park 
Service, U.S. Department of the Interior, National Park Service, Technical Preservation Services, 2012), 
accessed 2017,  https://www.nps.gov/tps/tax-incentives/taxdocs/about-tax-incentives-2012.pdf; Texas 




sustainability section focuses less on green arguments for preservation and more on 
illustrating lost-cost actions that can be incorporated into a rehabilitation project to 
increase the energy efficiency of a building.13 The various actions presented were 
gathered from the Secretary of the Interior’s Illustrated Guide on Sustainability and the 
City of Waxahachie’s design guidelines.14 Waxahachie’s guidelines do a wonderful job 
of integrating the concept of environmental sustainability throughout the guidelines and 
even include a five-step strategy for energy efficiency.  
The National Park Service strongly recommends that photographs and drawings 
be utilized in design guidelines to reinforce key points.15 Presenting information using 
text and visual images, such as photographs and graphic organizers, appeals to both 
verbal and visual learners and increases the chance that the information will be 
understood. For these reasons, Gladewater’s design guidelines utilize both historic and 
contemporary photographs, maps, and a graphic organizer. The guiding principle behind 
the placement of visual images in the design guidelines is “the more the better.”  
Using historic photographs depicting buildings and street scenes in Gladewater 
was a priority because photos are an authentic avenue to visually identify the historic 
                                                                                                                                            
http://www.thc.texas.gov/preserve/projects-and-programs/preservation-tax-incentives/texas-historic-
preservation-tax-credit.  
13 Semes, “Differentiated and Compatible.”  
14Anne E. Grimmer, Jo Ellen Hensley, Liz Patrella, and Audrey T. Tepper, "Illustrated Guidelines on 
Sustainability for Rehabilitating Historic Buildings," National Park Service:2011, accessed April 10, 2017, 
https://www.nps.gov/tps/standards/rehabilitation/sustainability-guidelines.pdf; The Waxahachie Heritage 
Preservation Commission, “Downtown Waxahachie Design Guidelines,” August 19, 2011, accessed March 
14, 2017, http://www.waxahachie.com/images/City2/files/downtown_waxahachie_guidelines_08-19-
2011.pdf. 





character of the town. Acquiring those photographs for use in these design guidelines, 
however, proved difficult. The historic photographs included were graciously lent to me 
by the Gladewater Museum or were purchased postcards. The postcards were scanned at 
600 dpi. Although some of these photographs were inserted for purely aesthetic purposes, 
the remaining pictures were deliberately placed in the section about the historical 
development of Gladewater in an attempt to help readers visualize the district’s story.   
While some historic photographs are used in the design guidelines, most 
photographs are contemporary. The photos were either taken by me over the last year 
using the camera on an iPhone 8 or by other people who gave me their permission to use 
the images. Images used in the guidelines to demonstrate architectural styles or best 
practices described in the text, were preferably local examples from Gladewater. On the 
contrary, when using images to demonstrate improper design decisions or bad examples, 
buildings from elsewhere in Texas were chosen instead. 
Taking the photographs required some planning. Downtown Gladewater is still an 
active commercial district, and many of the buildings had cars or pedestrians blocking 
portions of the building during regular business hours. In addition, many important 
buildings were located on streets that ran east/west, which meant that the sun’s glare 
made certain pictures during evening and early morning impossible. Although finding a 
moment when traffic and pedestrians were totally absent was not realistic, I mitigated this 
factor by choosing to photograph on Sundays when most businesses in Gladewater’s 




streets in the morning and the west-facing streets in the evening.   
Maps were another important visual tool used in the design guidelines. A map 
was employed to illustrate the boundary description of the CBD in the introduction. This 
map was created using a combination of GIS (Geographic Information System) software 
made publicly available through the Gregg County tax assessor’s office, a screen shot 
extension on Google Chrome, and Microsoft Paint 3-D. The second map used in the 
guidelines is a sheet from a six-sheet Sanborn Fire Insurance Map made for Gladewater 
in 1934.16 This map highlights the historical development of the CBD around the railroad 
depot and is a snapshot of a transformational period in the city’s history due to the 
discovery of oil nearby. The map is inserted in section three of the introduction chapter of 
the design guidelines.  
The digital platform used to create these design guidelines was Microsoft 
Publisher. In contrast to Microsoft Word, Publisher is a graphic design program which 
focuses on page layout and design rather than word formatting or composition. This 
program was uniquely suited to the demands of this project because it enabled a user who 
is inexperienced in graphic design to easily incorporate visual images and text, and 
design a layout that looks professional. In addition to enhancing the quality of the final 
product, the PDF file format of the program is conducive to the future accessibility and 
adaptability of the design guidelines. Publisher and the PDF file type provide flexibility 
                                               
16 Sanborn Map Company, Gladewater, Gregg County, Texas, March 1934, courtesy of the Perry-
Castañeda Library Map Collection, University of Texas, retrieved from University of Texas University 




because these programs are prevalent on most workplace computers in the United States. 
This means that the design guidelines can be easily updated or altered by the city of 
Gladewater if the boundaries of the CBD change, or the city incorporates a new historic 
district. The PDF file type is accessible because it can be easily uploaded to a website, 
and then quickly downloaded by users. These attributes made Publisher preferable to 
other professional graphic designer software programs which are expensive, less 
common, and not as user-friendly. 
The process of writing design guidelines for Gladewater’s CBD was organic 
rather than formulaic. The THC’s Design Guidelines & Standards CHECKLIST was a 
good starting point because it identified a diverse list of topics that are typically included 
in design guidelines. In addition, the content, organization, and design decisions made by 
other small to medium-sized Texas cities in their design guidelines provided many 
examples of how to convey and arrange information. Ultimately, content in design 
guidelines should be chosen and arranged in a way that clearly communicates the 
professional methods and best practices involved with protecting and improving the 
historical character of a particular district. To achieve this purpose, the content, 
organization, and design of these guidelines could not be cut and pasted from other cities. 
It had to be dictated by the unique architectural heritage and development of 
Gladewater’s CBD, as well as by some of the contemporary challenges faced by its 
historic buildings. The guidelines were created to serve as a complimentary and 




sufficiently perform this role, the guidelines rely on a combination of textual and visual 
information. Long blocks of uninterrupted text are avoided and most of the information is 
condensed or broken into bite-size bullets to facilitate understanding and reduce 
confusion. Photographs of local buildings, both modern and historic, are utilized in the 
guidelines whenever possible to provide relatable examples of abstract concepts or 
challenging terms found in the text.  
 In summation, all of the decisions that went into creating the guidelines were for 
two reasons—appropriateness and practicality. The guidelines had to be appropriate for 
the unique architectural characteristics specifically found in Gladewater’s CBD; 
therefore, information about other building materials or architectural styles not present 
was intentionally excluded. In addition the guidelines had to be practical. The 
information had to be presented in a user friendly way that would enable people 











   
 
Gladewater’s history endures today through the efforts of its community 
members. The city continues to celebrate its heritage through festivals such as “Gusher 
Days” and “Rodeo Roundup,” while exhibits and educational programs at the Gladewater 
Museum showcase Gladewater’s unique place in the development of Northeast Texas. 
Since joining the Main Street Program in 1998, the city has promoted the historic 
buildings in the downtown area as viable locations for local businesses. Taking advantage 
of the outward charm of the old commercial buildings in the area around South Main 
Street, both city officials and small business owners have cultivated the image of 
Gladewater as the “Antique Capitol” of East Texas to attract heritage tourists and antique 
enthusiasts alike.  
 The city of Gladewater recognizes the economic value of heritage tourism and 
understands that the historic buildings in the downtown area can attract visitors looking 
to experience a place and setting not commonly found in the contemporary American 
landscape.  Many of the buildings currently located in Gladewater’s Central Business 
District (CBD) date back a hundred years or more; however, none of the structures have 
been nominated to the National Register of Historic Places or been granted any local 
recognition and protection. As a result, decades of economic uncertainty and a lack of 
design controls at the municipal level have left a dissonant patchwork of textures, colors, 
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and additions that have drastically altered the façades of the old buildings and diminished 
the historic character of the area.   
 The goal of this project is to provide a tool that will enable the city of Gladewater 
to redress the lack of visual cohesion and eventually restore the historic look and feel of 
the CBD. In order for that to happen, the city must enact controls that will allow it to 
regulate alterations to the facades of the historic buildings as well as new construction in 
the area of the CBD. First, the city must designate the CBD as a historic district at the 
local level and pass a historic preservation ordinance. Gladewater could nominate the 
CBD to the national or state registers of historic places which would provide wider 
recognition and make federal and state preservation rehabilitation tax credits available; 
however, designating the district at the local level and coupling it with a historic 
preservation ordinance enables a higher level of protection by enabling the city to enforce 
design control restrictions.  
Historic preservation ordinances utilize a type of zoning overlay to ensure that all 
proposed changes to the district are reviewed by a volunteer design review committee or 
a designated city employee. During the design review stage design guidelines play a 
crucial role. These design guidelines—if adopted by the city—will facilitate the design 
review process by explaining, expanding, and interpreting the general design criteria set 
forth in the local preservation ordinance. In addition, the guidelines will enlighten the 
public on some of the economic and environmental arguments in favor of preservation 
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activities and explain the accepted practices and standards of preservation work. 
Although the city cannot force property owners to undo earlier alterations to restore their 
building’s historic character, these guidelines will hopefully encourage current and future 
property owners to appreciate their historic structures and inspire them to take the 
appropriate steps to preserve or rehabilitate their buildings. 
 The city of Gladewater has expressed interest in becoming a Certified Local 
Government (CLG), a program administered by the Texas Historical Commission that 
provides technical assistance, training, and funding to cities that are serious about 
preserving their historic resources.1  One of the requirements to join this program is that 
the city must have a local preservation ordinance and a set of design guidelines to work in 
conjunction with that law. If Gladewater pursues CLG membership and takes steps to 
enact a local preservation ordinance, these guidelines will be immediately available, thus 
satisfying CLG admission requirements.  
 If used correctly, these design guidelines can mitigate decades of neglect and 
misunderstanding surrounding the treatment of Gladewater’s historic resources. They can 
be utilized as a planning tool to eventually restore the visual cohesiveness and historical 
character of Gladewater’s CBD. The positive changes brought about by the 
implementation of these design guidelines may open up new opportunities for economic 
                                                 




growth. If the city meets the requirements to become a CLG it can receive technical 
assistance and funding to begin the preservation and rehabilitation work necessary to 
restore the historic character of the CBD and make it eligible for the National Register of 
Historic Places. These preservation activities will create local jobs, and the city will 
likely experience a boost in heritage tourism—thus benefiting the local economy.  
Public history occurs when the academic discipline of history is applied to the real 
world for public benefit. This project was a collaborative effort, done on behalf of the 
public, to facilitate the preservation of historic buildings in the CBD which serve as 
physical connections to the people and events of the town’s past. Although the historic 
buildings of the CBD are monuments from a time that brought unprecedented growth and 
prosperity to Gladewater, they can still help to sustain the town’s economic future. 
Concurrently, the guidelines provide an avenue for the rehabilitation and reuse of these 
buildings, giving them agency and a role to play in the future development of the town.  
These guidelines unmistakably bear the stamp of Gladewater, Texas, and by doing so 
they continue the tradition of historic preservation in the United States—a grassroots 
movement focused on saving the built heritage of a community so that it may be 
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